












2. Review of Existing Conditions 

Existing conditions in the study cities are favorable to new parking approaches. The four 
study area cities, Beverly Hills, Culver City, Santa Monica and West Hollywood, when 
compared to the rest of the region, have a relatively dense transit network, higher-than- 
average pedestrian activity, and support and precedent for denser and mixed use 
development. There is a strong impetus to reduce traffic congestion and a precedent 
for market-driven parking pricing. Local market conditions in the urbanized Westside 
area indicate that using parking policy to support livable community concepts may be 
more consistent with developer interests. 

The project relied on local cities to provide existing data on parking regulations, parking 
utilization rates and parking pricing. 

A. Westside Cities Characteristics 

The Mid-CityNestside Transit Corridor Study (LACMTA 2000) provides an analysis of 
the transportation characteristics in the Mid City-Westside study area. That study area' 
included the four cities that are the subject of this study as well as portions of the City of 
Los Angeles and unincorporated Los Angeles County. Despite the larger study area, 
the study provides a valuable picture of demographic and travel characteristics that set 
the context for new approaches to parking requirements. 

The LACMTA study (2000) indicates the area is a jobs-rich high density portion of the 
region. It accounts for 16 percent of the population and 24 percent of the jobs in Los 
Angeles County. The population density of 13,883 persons per square mile is over 6 
times the 2,300 persons per square mile figures for Los Angeles County. The job 
density of 9,167 employee per square mile is almost 9 times the county job density of 
1,070 jobs per square mile. Population is expected to grow by 19 percent by 2020 and 
jobs are expected to grow by 15 percent by 2020 (SCAG 1998). In short, this is a high- 
density, high-growth area that will experience strong competition for land and heavy 
pressure on infrastructure systems in the foreseeable future. The area is in the midst of 
a transition from what started as suburban/small city context to higher density urban 
conditions. 

The mode choice data for total trips in the study area reflects the density mentioned 
previously and the relatively high level of transit service. Transit represents 14 percent 
of total trips, carpools 14 percent and other modes (walking, biking, etc.) 10 percent. 
The use of these non SOV modes means that parking requirements should be lower 
than national standards, which are based primarily on suburban area conditions. 

Table 1 shows population, density and income data for the four study cities. It shows 
each of the cities to be of higher than average in density and household income. 
However, there is significant variation among the cities. West Hollywood has the 
highest density and Beverly Hills has the highest median household income. 
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The Santa Monica Municipal Code (1 995) requires off-street parking to achieve the 
following: 

0 Protect neighborhoods 

Provide parking to meet the needs of varying land uses 

Reduce traffic congestion and hazards 

The City of Santa Monica can issue a reduced parking permit to allow for the reduction 
of parking spaces for the following: 

0 Shared parking 

0 Senior housing 

0 Tandem parking 

0 Low-income housing 

0 Landmark and Historic Districts. 

The City also has a preferential parking program for households. Residents can 
purchase these permits for household members or for visitors. 

Santa Monica used clustered parking in its downtown area to support the Third Street 
Promenade and to make its downtown a major retail destination. In its continuing effort 
to improve parking in the city, Santa Monica recently completed a study that 
recommends parking system improvements to its Downtown area (Kaku, 1998). 

West Hollywood 

West Hollywood has parking provisions to regulate parking facility design and equitably 
establish the number of parking spaces required for various uses. (West Hollywood, 
1996). The purpose of having parking requirements is to assure that an adequate 
number of parking spaces are available to accommodate anticipated demand. The 
requirements should: 

1. Promote vehicular and pedestrian safety 

2. Promote efficient land use 

3. Promote compatibility between parking facilities and surrounding neighborhoods 

4. Protect property values 

West Hollywood has established objectives and policies related to parking. This includes 
protecting residential neighborhoods, establishing a system of parking facilities and 
operations to serve current and future demand while preserving the quality of life, and to 
provide parking requirements and public parking facilities that can help West Hollywood 
overcome commercial and residential parking deficiencies. 
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Consolidating the 
parking of two or 
more land uses 
into a single facility 

Table I O .  Parking Management Tool Box 

Secure 
Clear signage 

Centralized 
location 
Different peak 
hour uses 
Mixed-use 
facilities 
Business 
district 
Pedestrian 
access 
Secure 
Clear signage 

Strategy 
Demand-based 
Parking 
Requirements 

Shared Use 

Clustered Parking 

DescriDtion I Kev Conditions 
Basing parking I Variability in 
requirements on 
act ua I corn mu n i t y 
demand levels 

A parking 
arrangement that 
serves two or more 
land uses 

demand 
Shared 
parking 
strategies 

Different peak 
periods 
Compatible 
land uses 
Proximity of 
the parking 
Multi- 
destination 
trips (share 
customers) 
Consensus 
Pedestrian 
access 

Opportunities 
Reduce 
capital cost 
Reduceland 
devoted to 
parking 
Pedestrian- 
friendly design 
Maximize land 
use 
Reduce costs 
Enhance 
economic 
development 

Reduceneed 
for surface 
parking 
Maximize land 
use 
Reduce 
parking 
capital costs 
Increase land 
use densities 
Reduce 
number of 
smaller lots 

economic 
development 

Promote 
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Challenges 
m Developing 

strategies to 
respond to 
peak 
demands 

m Incompatible 
with industrial 
uses 
Similar peak 
periods 
Single 
destination 
customers 
Pedestrian 
accessibility 
Building 
consensus 
Liability 
Maintenance 
Security 
Signage 
Finding 
centralized 
location 
Similar peak 
hour uses 
Single site 
Pedestrian 

Security 
Signage 
Financing 
options or 
resources 

accessibility 
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Parking Supply and Demand 
increase in Parking Supply 
Peak Hour Parking Utilization 
Turn over 

Table 11. Parking Utilization after Implementation of Valet Parking Program 

SpacesNehicles 
220 Spaces 
210 Vehicles * 
3 times per day 

Time 
First Two Hours 
20 Minutes (after first two hours) 

* - 10 waces are used for the valet stand 

Amount 
$ 2.50 
$1 .oo 

Table 12. Valet Parking Prices 

The City of Pasadena also implemented a valet parking program (Johnson, 2000). 
Unlike many cities, Pasadena has an ordinance that regulates valet parking in the 
historic 20-block Old Pasadena area. Restaurants are the most common business that 
use valet parking. One operation is allowed per block. As a result, one operator might 
serve four restaurants. Parking demand for prime spaces is high and restaurant 
customers are willing to pay for valet parking services. 

Key issues 

0 

0 

0 

Cost of labor to provide valet parking service 

Experience of parking attendants to successfully park cars 

High parking demand and low parking supply 

Sufficient area for maneuvering cars and parking stalls 

Usually, applies to hotel, airport, restaurant, shopper, and special event parking 
where a high level of service is needed 

Potential spillover to other areas 
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E. In-lieu parking fees 

Definition 

In-lieu parking fees provide the developer with an option to build the required number of 
parking spaces or contribute fees to a fund. Generally, these fees may be used at a 
future date for off-street parking facilities. These fees are calculated on the basis of the 
cost or parking or a portion thereof. In some cases, the fees may be used to fund 
programs that promote alternative modes of transportation. In-lieu fees provide 
opportunities to cluster parking, to build parking more efficiently, and to facilitate 
development in locations with difficult parcel configurations. Fees can be calculated on a 
case-by-case or on a fee per space basis (Shoup, 1999; Smith, 1983, Urban Land 
Institute 1993; Weant & Levinson 1990). 

In-lieu parking fees as a strategy presents a number of challenges. There are certain 
key conditions that must be in place before even considering in-lieu of parking fees. 
When considering this strategy, an entity will need to carefully examine a number of 
factors, which are listed below under the key issue section. 

Example of Use 

The use of in-lieu parking fees can vary with the municipality. Some cities have used 
the funds to finance central parking garages to be available for the area as well as the 
development that provided the fees. Other cities have used the fees to pay for future 
parking needs or to provide funding for alternative modes or services that reduce 
parking demand. 

Montgomery, Maryland allows for a reduction in parking and payment into a fund for 
ridesharing. A parking study indicated that those areas where transit etc, was available 
the parking demand was lower. As a result, a developer may be able to reduce up to 
15% of their parking requirements, if they make an annual contribution to the 
Ridesharing Fund for basic or supplementary Share-A-Ride services. This is up to 40 
cents/$lOO of the assessed value. 

Beverly Hills, Culver City and West Hollywood have in-lieu fee programs. The City of 
Beverly Hills has an in-lieu fee program. Funds are used exclusively for the purpose of 
acquiring, developing, operating and maintaining off-street parking facilities to serve the 
In-Lieu Parking District (Beverly Hills Municipal Code). Culver City's In-lieu fee program 
allows the payment of fees in lieu of providing required parking. The fee is calculated at 
five times the current County-assessed value for the land at three hundred square feet 
per required parking space that is missing (Culver City Code). The City of West 
Hollywood's In-Lieu Fee program requires project approval by the Planning Commission 
and contributions to the City's Parking Improvement Trust Fund (West Hollywood 
Municipal Code). 
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Afternoon rates are usually set at half-hour to one-hour time periods. Typically, these 
rates are less than the Daily Maximum yet affordable for the visitor (short-term parking) 
and at the same time more expensive for an employee (long-term parking). 

Generally, evening and weekend rates (in particular for office) are lower than the weekly 
rates. This is primarily because the workforce is not there during those time periods. 
Usually, after 6 : O O  p.m. and on the weekends a flat parking rate will be charged. 
Sometimes, if the lot is unfilled, parking may be discounted during the evening hours for 
special events. 
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